AGENDA ITEM #10
October 18, 2005
SEMI-ANNUAL MEETING

MEMORANDUM
October 14, 2005
TO: County Council
FROM: Marlene L. Michaelson, Sgk\fgl'\Legislative Analyst

Amanda White, Council Legal Analyst py/

SUBJECT:  Semi-Annual Report of the Planning Board

The Semi-Annual Report of the Planning Board to the Council occurs in the spring and fall each
year and is an opportunity for the Planning Board to present its proposed work program and brief
the Council on major planning and parks issues before the Board. The Semi-Annual Report is
attached at © 1 to 86. Circles 4 to 6 contain the Executive Summary, which highlights the major
issues the Planning Board would like to discuss with the Council. This Report focuses on major
programmatic issues and does not include a Division by Division report.

Agricultural Reserve

To commemorate the 25" anniversary of the creation of the agricultural reserve, the Park and
Planning Department has identified a comprehensive list of challenges facing the agricultural
reserve and over 20 “Action Items” to address those challenges (see © 9 to 20). The
development of this comprehensive list of issues is an important first step. It is now critical to
develop a work program to provide direction regarding the priorities and schedule for completing
work on the over 20 “Action Items” identified in the Report. Staff believes that the next steps
are as follows:

 Determine whether the list of challenges and action items on © 9 to 20 is complete or
whether other challenges/action items should be added.
e Prioritize the list of action items.

¢ Establish a work program for the action items which assures that the highest priorities
will be addressed in a timely manner.



Revitalizing Centers, Reshaping Boulevards and Creating Great Public Spaces

Responding to a change in development needs of County residents, the Park and Planning
Department is proposing a planning agenda focused on “creating vibrant community-scaled
centers, shared-use boulevards, and quality public spaces” (see © 21 to 24). The proposed focus
on centers and boulevards will enhance efforts to create quality infill and redevelopment and
maximize the use of existing infrastructure. Attached at © 49 to 74 is a Planning Framework
Report describing this vision in greater detail. As the County approaches residential build-out,
the Department proposes to focus on smaller area planning (as opposed to large-scale master or
sector plans), affordable housing opportunities and management and programming of public
spaces. The Park and Planning Department recommends that the Master Plan Program proceed
as scheduled, though the scope and scale of the planning will change to emphasize smaller scale
planning. Details regarding the Master Plan Program will be discussed below.

Attached at © 75 to 80 is the Work Program and Community Outreach Schedule for further
exploring the new planning emphasis. The first phase will consist of obtaining public input on
the Centers, Boulevards and Public Spaces Framework Report and will conclude with a report to
the Planning Board in February 2006. Following that, the Department is recommending a 10-
month “Our County, Our Future” discussion series. The series is composed of a discussion
series, countywide telephone survey, and community focus groups. Information gathered from
this series will be presented to the Planning Board and the Council in December 2006. Staff
supports the effort to obtain public input on the Framework Report but is less certain about the
need for another 10-month effort to obtain input on yet undefined topics.

Circles 71 to 74 provide a detailed analysis regarding the current and forecasted jobs and housing
imbalance. Jobs and housing units are considered balanced when there are approximately as
many jobs as there are workers living in the County. In 2000, the County’s jobs/housing ratio
was 1.48, slightly under the “balance” of 1.60 jobs per housing unit. Current forecasts indicate
that by 2030, the County’s jobs/housing ratio will be 1.62. The goal for the countywide
jobs/housing ratio in 2050 is 1.56.

Implementation of Smart Parks

The SmartParks system, using GIS and database technologies, provides managers and
administrators detailed information about the parks system. This allows for improved
management decision-making, provides opportunities for more efficient and economical
operation of the parks system, and improves the stewardship and ethic of the workforce. A
business process’ng re-engineering effort was included with the implementation of the
SmartParks system and allowed Park and Planning to improve their business procedures,
including the addition of a Service Center. Circles 25 to 26 detail a list of primary goals for the
SmartParks system.

Staff is encouraged by the last bullet under “Current Initiatives” on © 26, which states that Park
and Planning staff are currently contracting for training for park managers to further increase

efficiency and effectiveness by instructing them on the use of SmartParks data. This is the type
of initiative Staff had hoped Park and Planning would employ. Staff recommends the Planning,



Housing, and Economic Development (PHED) Committee follow-up on the progress of this
initiative during the budget process next spring.

Master Plan Program

The table that appears below compares the master plan schedule approved by the Council at the
Semi-Annual meeting last spring and the proposed new schedule for the Council’s (and
Executive’s) receipt of master plans. (Note that the Council’s public hearings generally take
place three months after receipt of the plans to provide time for the Executive to prepare a fiscal
analysis and Council advertising of the public hearing.)

DATE FOR COUNCIL RECEIPT OF MASTER PLANS FROM

THE PLANNING BOARD*

May 2005 October 2005
Master Plan Approved Recommended
Shady Grove September 2004 | September 2004
Woodmont Triangle December 2004 | December 2004
Damascus August 2005 September 2005
Twinbrook October 2005 October 2005
Gaithersburg and Vicinity May 2007 May 2007
Germantown October 2007 October 2007
Kensington/Univ. Blvd. May 2008 May 2008
Westbard October 2008 October 2008
Wheaton CBD/Georgia Ave. May 2009 May 2009
Langley/Takoma Crossroads October 2009 October 2009

* Date Planning Board transmits to the County Council and County Executive

The proposed schedule is consistent with the schedule adopted by the Council in May, the Semi-
Annual Report indicates 1 to 4 month delays in several plans. In 2006 the Council will be
required to stop all work on master plans and rezonings by October 31% due to the election. To
adhere to Council policy to have the same Council who passes a master plan also set the zoning
means the Council must complete all work on master plans by spring of 2006 so that Park and
Planning Department staff will have adequate time to prepare sectional map amendments for
Council consideration and action in the early fall. There are two master plan work program
1ssues the Council should discuss: the timing of Council review of the Damascus Master Plan
and the PHED Committee’s recommendation to add a new Sector Plan Amendment to the work
program to address the Battery Lane District in Bethesda.

Damascus Master Plan
The existing schedule for the Damascus Master Plan assumed a public hearing in the fall and

completion before budget in early 2006. The additional time required for review of the Shady
Grove Sector Plan has had a ripple effect on the schedule and earliest the Council could have a



hearing on the Damascus Plan would be January. This would mean that review of the Plan for
both the PHED Committee and the full Council would conflict with review of the capital and
operating budgets, final action on resolutions for Shady Grove and the Woodmont Triangle, as
well as other issues that may come up in the winter and spring of 2006, including any follow-up
actions related to Clarksburg. The Committee and Council have typically stopped all work on
master plans during the review of the budget.

The timeframe for review is complicated by the fact that the Council must stop all work on
zoning before October 31% in an election year. To complete the sectional map amendment for
Damascus before this deadline, the Council would have to act on the Plan in the spring. Finally,
Staff notes that if the Council’s intent is to complete the Damascus Master Plan before your term
ends, you will have three sectional map amendments (SMAs) to consider simultaneously this
summer and early fall (Shady Grove, Woodmont and Damascus). The original schedule
staggered the review of the 3 SMAs to occur from the beginning of 2006 through September and
the Council has not previously considered more than one SMA at a time. The Council must
decide whether it believes that Damascus should be completed during this term with the
extraordinary pressures it will place on the Council’s schedule or whether it is preferably to defer
Damascus for the next Council. If so, M-NCPPC would defer submitting the Plan until
immediately after the election and the new Council would hold a public hearing in January 2007.

Battery Lane Amendment

The PHED Committee recommends adding a Sector Plan amendment to the work program of the
Community-Based Planning Division for the Bethesda Central Business District (CBD) Sector
Plan, focusing on the Battery Lane District. The Battery Lane District is included in the 2005
Woodmont Triangle Amendment to the Bethesda CBD Sector Plan, which is currently before the
Council. The Amendment as submitted to the Council recommends only minor changes to the
Battery Lane District. The Council, however, received testimony requesting significant changes
in zoning for this District. The Committee believes that a number of issues (particularly how the
County should address tenant displacement, identification of the correct zoning and assessment
of the impact of additional development on public facilities) requires further study and should
not be addressed in a truncated timeframe to allow their consideration as part of the current
Woodmont Triangle Amendment. The PHED Committee recommends adding a Battery Lane
Amendment to the work program for immediate review by the Park and Planning Department.
The Committee notes that any consideration of tenant displacement issues should involve the
Department of Housing and Community Development and recommends that any increased
density be accomplished with the use of transferable development rights.

Other Issues

Other issues addressed in the Semi-Annual Report include Clarksburg issues (see © 7 to 8), the
Enterprise Fund/ Public Private Partnerships, (see © 27 to 28), Housing Initiatives (see © 34 to
36), Volunteer Services (see © 37 to 38), Development Review Activity Report (see © 39 to 40),
Central Maintenance Project Report (see © 41), Park Development Project Report (see © 42 to
44) and, on © 45 to 48 there is a general update on miscellaneous Department activities (e.g.,
deer managemert, infrastructure maintenance, etc.).
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MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

8787 Georgia Avenue
Silver Spring, Marviand 20910-3760
301-495-4500, www.mncppe.org
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The Honorable Thomas Perez
President, Montgomery County Council
Council Office Building

100 Maryland Avenue

Rockville, Maryland 20850

. )
Dear MrPéiez, I adl

Enclosed is the Semi-Annual Report of the Montgomery County Department of Park and
Planning for the period April to September 2005. This Report includes an executive
summary and a review of specific work programs for this period, including:

Overview of Clarksburg Town Center

Agricultural Reserve

Revitalizing Centers, Reshaping Boulevards, and Creating Great Public Spaces
Implementation of SmartParks

Enterprise Fund/Public Private Partnerships

Prgpnsed Master Plan Program

Maehe AVACatLl 1AL L Vs

Housing Initiatives

Volunteer Activities

Development Review Activity Report
Central Maintenance Project Report

Park Development Project Report
General Update on Department Activities

* & @

We look forward to the opportunity to discuss our work program with the County
Council on October 18.

Sincerely/ /

Charles R. Loehr, Director

Enclosures
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SEMI-ANNUAL REPORT
April to September 2005
EXECUTIVE SUMMARY
This Semi-Annual Report, formerly the Biannual Report, describes the activities of the
Montgomery County Department of Park and Planning for the period April to September 2005.

Its format, along with its name, has been revised to feature specific work programs and focus on
current issues that impact the residents of Montgomery County.

During this reporting period, the Department has met with unprecedented challenges. With the
highest level of professionalism, staff continues its focus to address and resolve issues related to
the development of Clarksburg. Refining internal administrative processes and creating a more
efficient level of checks and balances have been the Department’s highest priority issues.
Corrective actions continue to be instituted to increase the transparency of the agency’s work,
tighten controls in the development review process and, ultimately, restore the credibility of the
agency. An overview of issues related to Clarksburg begins on page 1.

Also of significance during this period, several senior level staff members announced their
retirement after serving distinguished careers here at the Commission, including:

Don Cochran, Deputy Director, retired in August after serving more than 20 years with the
Commission. During his long tenure as Director of our Parks Department until 2003, Don
oversaw significant growth of the parks system, both in quantity of parks and quality of services.
Bill Mooney, formerly Chief of the Enterprise Division, has been appointed to serve as Acting
Deputy Director.

Superintendent of our Parks Division, Les Straw, also retired in August. Les worked in the parks
system for 25 years and assumed the position of Superintendent in 2003. Gordon Rosenthal,

. Chief of the Northern Region Parks Division, will serve as Acting Superintendent of Parks while
the agency conducts a nationwide search for a permanent replacement.

Charlie Loehr, Director of Park and Planning, has announced that he will retire at the end of
October. As you know, Charlie has served the Commission well in various capacities since
1980, culminating in his seven-year tenure as Director. The Department is gearing up to begin
an extensive search for a new leader, and the community will be invited to become involved in
that process.

During this reporting period, the Department and its staff were recognized for their work, as
follows:

¢ Rudy Bruner Award for Urban Excellence — At a ceremony on September 8, planning
efforts ir downtown Silver Spring were recognized and awarded for excellence in urban
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planning. Attending the ceremony were representatives of the Planning Board, County
Executive, the County Council, and Foulger Pratt Development.



e Smart Growth Alliance Award — The Smart Growth Alliance recognized White Flint
Crossing, a future mixed-use development, located along Rockville Pike near the White
Flint Metro Station.

» Creative Maintenance Award — Maintenance staff was awarded the Creative
Maintenance Award by the Maryland Recreation and Parks Association (MRPA) at the
August conference in Ocean City. Staff was recognized for their work in repairing the
bridge at Becca Lilly Park.

e Montgomery County Fair Blue Ribbon Award — In August, the Department was
awarded the first place Blue Ribbon for its booth at the Montgomery County Fair. The
theme of this year’s project, “Country Themes and Children’s Dreams” celebrated the
25" anniversary of the protection of the Agriculture Reserve and the “Wings of Fancy”
butterfly show. Also displayed was the very popular exhibit on diversity and the changing
demographics in the county. '

This Semi-Annual Report features the following highlighted work programs:

e As the adoption of the Master Plan for the Agricultural Reserve celebrates its 25"
anniversary, there is no better time to reaffirm support for protection of the Agricuitural
Reserve as a vital component in creating great quality-of-life in Montgomery County.
Issues that pose challenges and those that present opportunities must be addressed at this
critical time. This section of the Semi-Annual Report identifies those issues and
recommends solutions.

A detailed outline of issues concerning the Agricultural Reserve, including a list of TDR
program issues, begins on page 3.

e A Planning Framework Report: Revitalizing Centers, Reshaping Boulevards, and
Creating Great Public Spaces offers a new planning perspective for development
potential through a focused pattern of sustainable growth. The proposal chronicles key
development trends to more specifically address the changing pattern of development and
needs of Montgomery County residents. Developed with active community participation,
the work program’s goal is to design communities with vibrant mixed-use centers,
shared-use boulevards, and great public spaces. Included with that goal is the
Department’s continuing commitment to uphold the General Plan, increase affordable
housing, preserve the integrity of the Agricultural Reserve, and provide adequate public

mfrastructure

Please see page 15 for an overview of this exciting new proposal and refer to the 4
Planning Framework Report (Attachment 1-1) for additional information about this
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program.

e The new SmartParks software system is now fully implemented and operational within
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Database technologies that ensure consistent data tracking, accurate accounting of park
costs, effective utilization of resources, and efficient work processes. A reliable

v



inventory of parklands and facilities is accessible to parks staff to centralize park
mventories.

More specific information about SmartParks begins on page 19.

Other work programs featured in this Report include:

¢ Enterprise Fund/Public Private Partnerships — Summarizes recent activities, including
new opportunities for potential partnerships (page 21) and the launching of 2 major
marketing effort by the Division (Attachment 3-1).

¢ Proposed Master Plan Program — Lists a proposed, newly revised schedule of master
plan projects. This schedule was developed in accordance with Planning Board and
County Council guidance (page 23).

» Housing Initiatives — Updates and summarizes the status of various housing studies,
surveys and projects. Includes an updated Housing Snapshot for the period January to
June, 2005 reflecting recent housing activity in the county (page 28).

* Volunteer Activities — Highlights activities of volunteers throughout the various
divisions within the Department. Of special note, Ms. Linda Williams, a Brookside
Gardens volunteer, was awarded the Governor’s Volunteer Service Award for her
dedicated contributions to the Department (page 31).

¢ Development Review Division Activity Report - Provides statistical information on
Subdivision, Site Plan, Inspections and Enforcement, Project Plans, Zoning, Board of
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Appeals and Public Information Service activities (page 33).

e Central Maintenance Project Report — Lists the status of Central Maintenance
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o Park Development Division Project Report — Includes information on the Park
Acquisition Program and a list of active park development projects (page 36).

¢ General Update on Department Activities — General updates are provided on a variety
of programs and projects, including the Department’s Diversity Action Initiative,
Infrastructure Maintenance, and the newly implemented ParkPASS system (page 39).

As detailed in this Semi-Annual Report, the work of the Department of Park and Planning
continues to be advanced. The agency remains committed to its mission, “To improve the
quality of life by conserving and enhancing the natural and developed environment for current
and future generations.”



OVERVIEVW OF CLARKSBURG

Montgomery County residents care a great deal about how their neighborhoods, cities and towns
are designed, how growth is managed, and how parkland is preserved. Recently, our agency’s
ability to adequately inspect and enforce site plans has been called into question because
developers built numerous buildings too tall and too close to the streets in Clarksburg Town
Center.

Due to reasons that are still under investigation, the two agencies primarily responsible for
monitoring development in the county - the Department of Park and Planning and the
Department of Permitting Services — did not catch the discrepancies early enough in the process.

Based on our reviews to date, the developer and the builders bear responsibility for violating the
plans approved by the Planning Board. In the coming weeks and months, our agency will hold
additional public hearings on matters in Clarksburg and determine what the developers must do
to fix the problems.

However, the Department of Park and Planning has its own intemnal systems to fix—and we are
committed to doing so.

Currently, the Council’s Office of Legislative Oversight (OLO) is conducting an independent,
thorough and detailed investigation of our systems and how the problems in Clarksburg
developed. OLO will issue a final report in early November that will include an assessment of
the problem and recommendations for improving our agency. The Department welcomes the
report and believes our agency will leamn a great deal from the findings. However, we are
working internally to identify issues, problems and solutions even as OLO conducts the
investigation. This parallel lock at process will yield a more comprehensive list of potential
changes that will restore the process and the confidence of the community.

The Planning Board has instituted administrative changes designed to increase the transparency;
tighten controls over site plans; limit last minute changes requested by developers; and instill a
greater level of checks and balances.

e After a brief temporary building permit freeze — together with the Department of
Permitting Services — we revised the building permit application to require applicants to
calculate the precise height and setback requirements in feet. In addition, a Maryland-
certified engineer or planner must now sign off on all site plans and guarantee — on behalf
of the developers and builders — that everything on the ground will be built explicitly to
the standards set forth in the plan approved by the Planning Board.

- o The practice that gave individual planners latitude in using the minor site pian
amendment process to make changes to Planning Board approved plans has been
suspended. Only the director of the agency is now authorized to do so and the public will

be notified and given an opportunity to comment prior to any decisions being made.

-
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* Developers are no longer permitted to make last-minute changes to development
applications. Beginning in November, all documents and plans that come before the
Planning Board for consideration will be locked 14 days prior to the scheduled hearing on
the issue. We have established a goal that staff reports will also be available on our
website 11 days before public hearings.

e Staff resources are being reallocated to identify and address our internal processes and
find better solutions. We have appointed a new acting deputy director who will lead the
effort in reforming our development review division.

e Our development review division staff is developing comprehensive checklists for
processing all of our actions and instituting a peer review system to ensure the integrity
of data presented to the Planning Board — and the community — for consideration.

¢ Qur research and technology division is working to get all development-related
documents on our website to ensure a streamlined and consistent record-keeping system
on our part while also allowing the community greater access to review proposed plans
from any computer connected to the Internet.

In addition to the above, the Planning Board has issued a request for Proposals to complete a
comprehensive review and reengineering of the Development Review Division and the
associated processes. The review will address the following areas:

e Regulatory Compliance Audits — Audit the technical compliance of selected/
representative “as-built” development projects with the specific terms and conditions
expressed 1n applicable regulatory approvals.

» Comparative Regulatory Analyses — Compare the existing development process with
examples of “best practices” deployed by other jurisdictions in the nation.

¢ Operations Engineering — Apply proven empirical models to describe and analyze the
Commission/County’s existing development process, and support the Consultant’s
recommendations for prospective performance improvements.

o Administrative Design — Prescribe reliable internal (administrative) controls
appropriate to assure the quality of, and compliance with, future development
(regulatory) approvals.

e Personnel Analyses — Analyze and prescribe minimum educational and experience
qualifications for each job classification associated with the development approval
ProCess.



AGRICULTURAL RESERVE

At this critical 25% anniversary of the adoption of the Master Pian, it is vital for the county to
reaffimm its support for preserving farming and farmland. County and state programs supporting
the Agricultural Reserve have evolved continually since its inception. These programs face
increasing challenges in these early years of the 21*' Century. Supporting regulations,
educational efforts, and agricultural support programs must continue to evoive to meet the reality
of appropriate and profitable farming on the urban edge in 2005 — a quite different reality from
the commodity farms that dominated in 1980 when the Master Plan was adopted.

The Department is committed to the preservation of Montgomery County’s agricultural heritage.
The Rural Area Planning Team has followed up on the March 10 announcement of Chairman
Berlage, County Executive Duncan, and County Councilmember Mike Knapp of initiatives to
further strengthen agriculture and preserve open space in the county. To commemorate the 25
anniversary of the visionary “Master Plan for Preservation of Agriculture and Open Space” the
Department is spearheading a variety of initiatives to reflect 215 Century land use issues and
agricultural economics. The staff will be presenting recommendations on these initiatives to the
Planning Board in the late fall. These will include actions to address:

Increasing residential development activity in the Rural Density Transfer Zone,
Impact of incursions of large institutional uses in the RDT Zone,

The economic sustainability and profitability of agriculture,

Sustaining the improved tracking system for Transfer of Development Rights
Expanding agricultural education — awareness and training opportunities

These proposed initiatives, are too significant to languish. The Agricultural Reserve and the great

experiment of the TDR program are too important and under too many increasing threats to
ignore modifications that will allow them to gracefully evolve into the 21« Century. As
Montgomery County matures and the region grows, the Agricultural Reserve will become

increasingly important to the county’s overall quality of life by:

‘s Increasing the potential for regional “food security” in a time of great change in
transportation, by providing agricultural products and food supply close o metropolitan
markets, :

e Protecting the environment— serving as a ‘““clean air shed” to help cleanse the
atmosphere, and providing a mechanism to help protect the quality and quantity of water
resources by minimizing the amount of paved surface; and

» Providing open spaces for recreational opporiunities for children and adulls in clos
proximity to built areas, while keeping the land protected from traffic generating uses that
cover the land with buildings and paved surfaces.

4]



CHALLENGES AND OPPORTUNITIES
AGRICULTURE AND AGRICULTURAL LAND PRESERVATION

The Planning Board believes the following land use issues impacting the Agricultural Reserve,
particularly the RDT Zone, are the most important and must be addressed:

. Rate of Residential Development Activity

. Proliferation of Non-Agricultural Uses

. Stresses on the TDR Program

. Agricultural Economic Development Concerns
. Agricultural Awareness and Education

_ Specifically, these issues relate to the following concerns:

¢ Rate of Residential Development Activity - Methods are needed to resist demand for
housing on agricultural land including incentives to transfer “developable” TDRs from
the RDT Zone, thus reducing residential potential.

Also, a lack of regulatory guidance for design of permitted residential development in the
RDT Zone leads to elimination of the large contiguous farm fields necessary for most
agriculture, Design guidelines reflecting the intent of the Master Plan can better protect
rural character and agricultural potential.

New technologies authorized by the county for sewage treatment opens more land for
housing than was envisioned in the Master Plan for the Preservation of Agricultural and
Rural Open Space. The use of new technologies (other than to protect public health)
should be tied to reduced density and design standards.

o Proliferation of Non-Agricultural Uses - Requests for sewer extensions for large
institutional uses in the RDT Zone are increasing. Cumulatively, these uses mbble away
at the intent of the Master Plan and impede impervious goals for Chesapeake Bay
protection, They bring high levels of activity and traffic and remove large tracts of land
from the potential for agricuitural production. There is a need to evaluate what size and
mix of uses are appropriate for the agricultural and rural intent of the RDT Zone and the
Master Plan.

Qeraccos nn tha TDR Prooram — There is a need for additional TDR receiving sites as
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few viable TDR receiving areas remain after Clarksburg, and concepts to reducc
development potential in the RDT Zone will create new sending TDRs.

o Agricuitural Economic Development - Declining traditional agricultural production

leaves farmlands vulnerable to development pressure and the intent of the Master Plan
open to question. Support is vital for the evolution of farming to models that will be
profitable as the Agricultural Reserve becomes an island of agricultural land surrounded

sl
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by developing areas in surrounding counties. Because of this fiscal stress, support is
needed to enable this sustained evolution of agricultural production and agricultural uses.
Land use regulations must more easily accommodate evolving agriculture and
agriculturally related uses.

e Agricultural Awareness and Education — Protection and preservation of the
Agricultural Reserve depends on strong support for its value from all county residents
and property owners. Too many down-county residents are not aware of the importance
of the Agricultural Reserve. Immediate and long-term action is needed to spread this
awareness and allow all county residents to share in the benefits of this important
resource.

M-NCPPC WORKPROGRAM
LAND USE ISSUES IN THE AGRICULTURAL RESERVE

The M-NCPPC staff will work with other appropriate county agencies and stakeholder groups to
implement the action plan outlined below. The elements for implementation include the action
items, the public outreach program, and the elements for further evaluation.

The guiding element in setting these priorities for action is protecting the dual intent of the
Master Plan for the Preservation of Agricultural and Rural Open Space to:

o Ensure sufficient areas of large tracts of contiguous farmland that will support a wide
variety of agricultural opportunities. This will entail actions to support the TDR
Program, to limit residential development potential that impedes the potential for
farming, and to limit non-agriculturally related uses that are not rural in character or
activity levels.

s Support the business of agriculture, giving it the flexibility to change to meet an evolving
marketplace over time.

ACTION ITEMS

Recommendations on the following elements will be presented to the Council before the end of
the year. M-NCPPC staff will be meeting with the various major stakeholder groups to obtain
public reaction to these proposals. They will return to the Planning Board with final
recommendations that will include an evaluation of community reaction.

The following actions are recommended in descending order of priority for action although the
M-NCPPC will be acting simultaneously on most of these actions. The final category,
supporting the continuing evolution of agriculture in the county, will take longer to evaluate and
actions cannot be determnined before data collection and evaluation is complete.

Issue One: Limit Residential Development Activity in the Agricultural Reserve.

¢ Item: Reduce Development Potential in RDT Zone,



Background: Reducing residential development potential in the RDT Zone can be
achieved dy incentives or downzoning. Further downzoning is a very difficult option. It
will probably be easier to find new TDR receiving sites than to further reduce density in
the RDT Zone, so creating incentives to remove further density is a preferred option.

Action Options: Reduce density potential in the RDT Zone below one dwelling per
twenty-five acres or adopt 2 zoning text amendment to create a “Super TDR” for the
“Buildable” TDRs that will provide an incentive to reduce development potential in the
RDT Zone by allowing these TDRs to be valued at their actual potential as building lots
in the RDT Zone. (Recommended by TDR Task Force.)

Status: Possible ZTA to create the “super TDR” written, seeking additional public
comment from stakeholders on alternate options — action on ZTA will require
establishing additional TDR Receiving Sites. .

Item: Abuse of the “Child Lot” provision in RDT Zone.

Background - This option is only available to the children of property owners in the
RDT in 1980. Research can find out how many more of those properties remain. It has
been interpreted that this benefit is only open for one property owned, not multiple
properties. There seem to have been some abuses, but the number of subdivisions that
can be categorized as abuses have not yet been quantified.

Action Options: Modify or eliminate the provision. The intent for the provision was to
enable farming families to remain together on the farm. Farming families have had 25
years to take advantage of this provision, and there is an increasing perception that the
provision is now being used more often for creating higher density developable lots for
the children of any RDT property owner than preserving family farms. Options for
addressing this issues include:

o Remove the potential for this higher density option from the Zoning Ordinance.
There are increasing instances of the provision being used to create subdivisions,
not support a farm family living on the land, or

o Modify the provision so that any transfer of land to a child must guarantee that a
home is built and lived in by the recipient for a designated period of time, and that
the recipient is employed in the family farm business, or

o Modify the provision so that only children employed in the family farm business
a~e allowed to receive a lot at the higher density, or

o Consider other options proposed by stakeholders during public outreach.

Status: Seeking public comment from stakeholders on options to either eliminate the
provision or modify it to reflect the actual intent of the provision. Research underway to
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establish the pumber of remaining properties that are under unchanged ownership since
1980, and the number of subdivisions that can be defined as actual violations of the intent
of this provision.

Item: Use of “sand mound” septic treatment systems for residential development,
authorized since 1980, and whether their general use is in conflict with the intent of
the Master Plan.

Background: Some constituencies believe that the use of “sand mound” septic systems
is no longer considered “alternative” by county permitting agencies or the state and
therefore should be a “normal” alternative for subdivisions in the RDT Zone. Others
believe that the Master Plan for the Preservation of Agricultural and Rural Open Space
depended on septic limitations to restrict residential potential in the RDT Zone, and that
systems considered “alternative” in 1980, should always be barred for standard
subdivision use in the RDT Zone as a density restriction measure. Some believe the use
of the systems in “regular” subdivision should only be allowed as an incentive measure to
reduce density and encourage lot pattems that preserve contiguous farm fields (a primary
directive of the Master Plan).

Action Options: Do not consider septic treatment in approval of subdivisions (as that is
the purview of a technical permitting agency, or ban the use of “sand mound” systems in
RDT subdivisions, or limit the use of “sand mound” or other “alternative” systems to
properties that reduce density below 1/25, and follow design guidelines that preserve
open farmland - except for replacement systems to meet public health standards. Adopt
executive regulation or Water Sewer Plan changes as determined appropriate.

Status: Seeking public comment from stakeholders on the various options.

Item: Public road requirements in rural subdivisions are detrimental to rural
character.

Background: Public road construction standards are suburban or urban in character and
are not visually appropriate in very rural areas. The DWPT does not support creating
altemate construction standards for public residential roads in rural areas. Allowing more
dwellings to access private drives in rural areas will allow access drives that are in
character with the surrounding area.

Recommended Action: Revise Zoning and Subdivision Regulations to allow additional
lots on private drives in RDT Zone. (Recommended by Rural Subdivision Study Group)

Status: ZTA written, seeking additional public comments from stakeholders.

RDT Zone.

Item: Design of residential development authorized by right in the

Background: Because the preservation of large contiguous farmfields has long been
identified as an important factor in the preservation of rural character and preventing the
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“impermanence syndrome” in the agricultural community; it has become increasingly
important to consider what factors should be considered in the design of residential
subdivisions in the RDT Zone.

Building lots too tightly clustered may preserve open land, but they can create an
appearance of suburban character along roadways; but homes placed in the middle of
large open fields can create a low-density residential “estate” character along roadways.
Neither coniributes to the preservation of rural/a